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Executive Summary
	 The	Green	Orcutt	Area	Alternative	Plan	is	an	alternative	to	the	development	presented	in	the	Orcutt	Area	Specific	
Plan. This document describes, in detail, the features and characteristics of the Orcutt Green Alternative Plan and evaluates 
the environmental impacts of the alternative plan in the Orcutt area. This Orcutt Green Alternative Plan compares this 
alternative	development	to	the	Orcutt	Area	Specific	Plan.	This	document	was	prepared	by	the	Lead	Agency	the	Moy	and	
Guerra	Group	with	Lead	Consultants	Kevin	Moy	and	Arnoldo	Guerra.	The	document	outlines	our	recommendation	for	
further consideration based on the development and site characteristics of the Green Orcutt Area  Alternative and the 
environmental impacts from the initial study.
 
 The Orcutt area is 230 acres of farmland located in the County of San Luis Obispo, bordering the southeast corner 
of the city of San Luis Obispo. The project site is bordered by Tank Farm and Orcutt Road. Orcutt and Tank Farm Roads 
are designated as roads of moderate scenic value, and an adjacent section of Tank Farm Road is designated as having 
high	scenic	value.	Also	enclosing	the	area	is	the	Union	Pacific	Railroad,	located	at	the	west	end	of	the	project	site.	The	
tracks,	which	run	along	the	site’s	entire	length,	are	used	both	for	freight	and	for	passenger	trains.	To	the	north	and	south	of	
the project site are single family residential (OASP EIR). 
 
 Currently, the Orcutt area is designated for single family residential and agricultural land use. Existing structures on 









for the tribe. The Chumash occupied the California coastal areas more than 9,000 years ago, but the peak of their 
development	occurred	800	to	150	years	ago.	The	Chumash’s	population	began	declining	in	1834	due	to	disease	and	
decreased	birthrates.	Once	Europeans	began	settling,	the	Orcutt	area	was	primarily	used	for	cattle	grazing	(OASP	EIR).
 The proposed environmental mixed use project includes approximately 138 total acres of commercial, retail, light 
industrial	and	residential	uses.	Of	the	138	total	acres,	16	acres	is	for	mixed	use	commercial,	office,	and	residential,	48	
acres are for light industrial uses, 19 acres is single family residential, 27 acres is medium density residential, 16 acres 
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1.3 Location
 The Orcutt area is located along the southeast border of the 
City of San Luis Obispo along Tank Farm and Orcutt Roads currently 
outside the urban reserve line, but is to be annexed by the City of 
San	Luis	Obispo	under	the	Orcutt	Area	Specific	Plan.		The	Orcutt	




south east portion of the site.  This site is bisected by several seasonal 
creeks that run through out the site primarily through the mid portion 
of the site.   The Orcutt area is located the north east of San Luis 






San Luis Obispo General Plan to be a natural landmark and one 




directly to the east of the site.  The majority of the roads surrounding 
the	site	are	considered	to	have	moderate	scenic	value,	however,	the	
south	portion	of	Tank	Farm	Road	directly	adjacent	to	Righetti	Hill	is	
considered to have high scenic value. 










 Currently the sites land uses can be characterized by large 
single family residences located on the north east portion of the site 
and large grazing lands on the southern portion of the site.  The 
development	on	the	northwest	portion	of	the	site	is	primarily	used	for	
storage	of	agricultural	equipment	and	has	several	poorly	maintained	
Figure 1.1: Location Map
Figure 1.2: Public Facilities Map





light industrial and manufacturing uses. 
	 The	Orcutt	Area	Alternative	Plan	is	bordered	by	the	Union	Pacific	Railroad	to	the	west	and	residential	
subdivisions to the north and south and rural large ranch style homes to the east.  The residential development 
to	the	north	includes	3	mobile	home	parks	which	boarder	the	northwest	portion	of	the	site.		These	mobile	home	
parks	are	primarily	served	by	Bullock	lane	which	is	poorly	maintained	and	crosses	a	creek	using	a	narrow	
bridge. In addition to the railroad the northern portion of the site is also bisected by a PG&E high voltage 
transmission	line	that	runs	east	west.	
 
Figure 1.3: Panoramic of site from Orcutt Road
Figure	1.4:	Panoramic	of	site	from	Tank	Farm	Road
Figure 1.5: Existing Conditions
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1.5 Alternative Plan














 The Orcutt Area Alternative Plan concentrates density on near the core to protect the natural resources 
of	the	site	with	generous	reservations	of	open	space	in	the	most	environmentally	and	scenic	sensitive	areas.			















Figure 1.6: Panoramic from Tank Farm Road
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2.1	Plan	Description	









 The primary focus of the Green Orcutt Area Alternative Plan is to develop an environmentally sound 
development,	while	integrating	housing	and	economic	opportunities.	This	proposal	integrates	the	LEED	ND	Scoring	
system in to the development guidelines and design of this development.  This plan also emphasizes several 
guiding	principles	including,	Low	Impact	Development,	LEED	ND,	Compact	Development,	and	the	San	Luis	Obispo	
General Plan.  The Green Orcutt Area Alternative Plan incorporates light industrial, mixed use, and residential 


















the Light Industrial park. 
 -	Overall	a	minimum	of	500,000	sqft	of	light	industrial	or	office	space	shall	be	built	on	48	acres	or	22%	
of the entire site. 
 -See Section 2.5 & Industrial Park
•	Housing	Choice,	San	Luis	Obispo	is	continuing	to	grow	with	that	growth,	demand	for	housing	continues	to	rise.		
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In order to meet the demand and maintain a jobs housing balance San Luis Obispo must build more affordable 
housing.		The	Green	Orcutt	Area	Alternative	Plan	will	build	135	affordable	units	15%	of	total	new	units.
 -The development of affordable housing throughout the site in all housing densities.
	 -Affordable	housing	will	be	available	at	multiple	income	brackets	including	very-low	income,	low-income,	
medium-income.  









site.  This plan also calls for re-routing the #3 bus line through the northern portion of the site and to create a 









several adjacent creeks.  The northern portion of the site contains the highest mix of land uses.  This area include 
the main entrance into the site from Orcutt road.  The northern portion of the site contains the mixed use corridor 
and	is	split	between	medium	density	homes	situated	on	the	edges	of	the	site	leading	in	towards	medium-high	
and high density residential in the middle, essentially creating a hierarchy.  The southern portion of the site is 
allocated	to	the	light	industrial	business	park	and	will	require	that	building	placement	be	situated	to	help	block	
noise	from	the	Union	Pacific	Railroad.		
Figure 2.1: Land Use Map
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2.2 Alternative Plan Format 
 The Orcutt Area Alternative plan primarily explores alternative development opportunities and options 
for	the	Orcutt	Area	specific	plan	area.	This	plan	provides	a	discussion	of	the	possible	development	opportunities	
not	addressed	by	the	Orcutt	Area	Specific	Plan.	This	alternative	plan	will	provide	recommendation	of	possible	
alternative policies, programs, and development standards to guide the development of the Orcutt Area.  This 
plan	will	provide	the	city	with	an	alternative	design	that	includes;	land	use	map,	circulation	map,	development	
standards, assessment of environmental impacts, and program.  
Green	Industrial	Business	Park:
	 The	light	industrial	park	will	focus	on	bringing	

















on site be allocated to businesses locating in the 
new	light	industrial	business	park.		This	program	will	
require	that	these	housing	units	be	deed	restricted	
to provide employees an opportunity to live close to 
work	and	may	reduce	vehicle	related	trips.		




















The key goals of this section of this Alternative plan are to protect and enhance the Orcutt Area 
Alternative	Plan	Area’s	on	site	creek	and	wetland	habitat,	visual	aspects	of	Righetti	Hill,	and	
enhancing the livability and sustainability of the Orcutt Area.
C2. Parks 








remain viable throughout this area.














use.  This section contains the land use goals, policies, and standards applicable to the Orcutt Area 
Alternative plan and describe the overall development program.
	 The	Orcutt	Area	alternative	plan	is	proposing	to	offer	a	wide	variety	of	housing	choices	
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and professional and mixed use commercial space.   This plan also includes the protection of 
natural	resources	and	land	marks	like	Rightetti	Hill,	the	extensive	creek	network	and	wetlands.			
The provisions in this land use plan primarily establish a light industrial business park and mixed 
use	corridor	to	act	as	a	central	core	of	the	development,	which	is	surrounded	by	residential	
development.
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in the northeast, mid-eastern and southern portions of the Orcutt Area 
Alternative	Plan	with	the	highest	concentration	in	the	mid-east.	
-Policy: Medium-density residential development should provide a 
compact arrangement.  




to: Common yard or Porch and Fence.
-Policy: The buildings character shall constitute either small edge 
yards or side yards.
Medium-High	Density
	 The	medium	high	density	residential	development	will	primarily	be	concentrated	in	the	north	eastern	
portions of the Orcutt area, adjacent to the high density areas.
- Policy: The majority of medium high development should be comprised of duplexes, multiplexes, 
condominiums,	or	townhomes.
High	Density	Residential:	




trails, and open space.
-Policy: The majority of high development should be 
comprised of apartments, or condominiums.
-Policy: The building character shall constitute either 
























the rear property line.
-Policy:	No	building	shall	be	more	than	5’	from	the	front	
property	line,	nor	have	any	parking	directly	in	front,	with	
the exception of on street parking.
-Policy:	Encourage	home/offices	(live/work)	in	the	
multifamily residential portion of the community commercial. Additional precluded uses in the 
community	commercial	would	be:	mobile	homes,	or	low	intensity	uses	that	do	not	contribute	to	a	













-Policy: Agricultural uses, such as grazing and animal keeping are permitted to continue, only to 
be phased out as the project approaches maximum build-out.
2.4.6	Public	Facilities/Special	Function	Uses:
	 The	Public	Facility	zone	in	the	Specific	Plan	Area	is	intended	to	provide	for	public	recreation	or	education	
uses on public property. 
-Policy:  Authorized uses in the PF zone include a library, community center, tourist information 
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Table 2.3:  Program











neighborhood design pattern & design, green construction & technology and innovation.  Each of these areas 
correspond	and	overlap	with	one	another,	and	can	collectively	help	minimize	the	impact	on	the	environment,	
reduce the energy utilized throughout the site.
Approach	to	Utilizing	LEED	ND	Standards	and	Principles
Smart Location and Linkages 
 The Orcutt Area Alternative plan is already located 
within	an	underdeveloped	area	according	to	LEED	ND	
Standards; the site design creates many alternative linkages 













 The design of the Orcutt Area Alternative Plan utilizes 
compact	development	to	encourage	walk	ability	throughout	the	
neighborhood. This plan also includes a mix of building and 
land uses to help reduce the need to leave the site for everyday 
amenities.	Through	out	the	Mixed	Use,	Medium,	Medium-High,	
and	High	Density	areas,	of	this	site	walk	ability	is	encouraged	
through street design and human scale development.  The Light 
Industrial	Business	Park	encourages	walk	ability	and	also	reduces	
vehicle	related	trips	by	providing	employees	with	restricted	on	
site housing.  All medium-high and high density housing units 
will	also	have	access	to	community	gardens	to	allow	for	the	





















construction pollution, minimized heat island effect, building reuse 




major goals of this plan is to provide 70% of the energy needs 
from	renewable	sources.		
Figure	2.11:	Example	Bioswales
Figure 2.12: Example Solar Panels














 Alternative Transportation Options 




Area. Pedestrian circulation is provided along arterial, collector, and local streets in the Orcutt Area.
Policy:	Provide	a	separate	bike	and	walking	path	along	Bullock	Lane	to	integrate	with	the	Orcutt	Area	site	with	
the existing bicycle plan, by providing bicycle lanes on all road.

















implemented throughout the site.
Main Arterials
Figure 2.13: Circulation Map











lanes on both sides.




Figure 2.15: Type 2 Street Section MU Corridor
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Figure 2.16:  Type 3 Street Section
Figure	2.17:	Type	4	Street	Section
Figure 2.18: Type 5 Street Section












Figure 2.19: Parking lot Example
Table	2.4:	Parking	Estimates	by	Land	Use
California Polytechnic State University  39      June 10, 2010
CHAPTER	2
Offsite Improvements Map
Figure 2.19: Offsite Improvement Map
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Site Renderings
Figure 2.20: Rendering of site looking south
Figure 2.21: Rendering of site looking north
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Figure 2.23: Rendering of site looking East
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plan to provide public input.   As such this plan is designed to provide public input on the Green Orcutt Area 
Alternative	Plan	that	will	be	incorporated	into	the	development	plan.		This	plan	is	to	incorporate	the	development	
of	the	Orcutt	area	with	community	input.		The	outreach	process	shall	begin	in	conjunction	with	the	approval	of	this	
proposal.   This plan is preliminary and shall be adapted to any changes to the Green Orcutt Area Alternative 
plan.  
	 In	the	Green	Orcutt	Area	Alternative	Plan	Community	Outreach	plan	community	leaders	and	citizens	will	










Outreach plan to address public participation in the Green Orcutt Area Alternative Plan.




camcorder to record meeting. 
Meeting #1:
 A.) The meeting is open to all citizens
	 B.)		Informational	meeting	/	Visioning	Meeting
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Expected Outcomes for Meeting #1
	 In	this	meeting	we	hope	to	have	informed	the	community	of	the	alternative	plan	and	generated	
community interest in the project.





utensils, handouts to compile goals and strategies, large poster sheets for goals and strategies,  
camcorder to record meeting.     
Meeting #2:   
 A.) The meeting is open to all citizens
	 B.)	Goals	and	Strategy	Identification	Meeting













utensils, camcorder to record meeting.     
Meeting #3: 
 A.) The meeting is open to all citizens
	 B.)	Strategy	Implementation	Meeting






list is being compiled





pencils, poster boards and poster sheets, stickers of amenities such as restaurants and mixed use buildings and 
stores,	secure	location,	coordinate	interest	groups,	prepare	PowerPoint	presentation	to	recap	last	meeting,	poster	
of goals and strategies from previous meetings, and  camcorder to record meeting.     
Meeting	#4:
 A.) The meeting is open to all citizens
	 B.)	Design	Charete
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Luis	Obispo’s	General	plan,	“…the people of San luiS obiSpo have Spoken clearly and conSiStently on environmental 
protection and quality of life iSSueS for the paSt 28 yearS”	(section	1	page	12,	San	Luis	Obispo	General	Plan).	For	
these reasons, the MG Group recommends that the city of San Luis Obispo strongly consider the Orcutt Green 
Alternative	Plan	as	a	replacement	to	the	Orcutt	Area	Specific	Plan.
San	Luis	Obispo’s	Vision:
 “Our vision is of a sustainable community, within a diverse natural and agrarian 
setting, which is part of a larger ecosystem upon which its existence depends. San Luis 
Obispo will maintain its healthy and attractive natural environment valued by residents, 
its prosperity, and its sense of safety and community, within a compact urban form. 
Our community will have a comprehensible scale, where people know each other and 
where their participation in government is welcome and effective. The general plan 
outlines basic features of the city needed to sustain our livelihoods, our natural and 
historical heritage, and our needs for interaction and expression. The general plan is 
a benchmark in the continuing planning process, reflecting the desires of citizens with 
different backgrounds to sustain the community's qualities for themselves and for future 
generations. The City should provide a setting for comfortable living, including work and 
recreation. The City should live within its resources, preserve the relatively high levels of 
service, environmental quality and clean air valued by its residents, and strive to provide 













potential exposure to anything harmful as a result of a railroad related accident. The Orcutt Green Alternative 
creates	comfortable	living	by	allowing	residences	to	work	and	play,	and	shop	for	the	essentials	all	within	walking	
distance of their home, in a safe community. 
























San Luis Obispo should:
9. Provide employment opportunities appropriate for area residents'
desires and skills.
11. Retain existing businesses and agencies, and accommodate
expansion of existing businesses, consistent with other goals.
16. Accommodate residents within all income groups.
18. Actively seek ways to provide housing which is affordable to
residents with very low, low, and moderate incomes, within existing
neighborhoods and within expansion areas.”
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businesses	may	not	want	to	flock	to	San	Luis	Obispo,	which	is	critical	to	the	success	of	the	Orcutt	Green	
Alternative. An initial study analysis on the Orcutt Green Alternative suggests that there is a very real possibility 
that	the	proposed	development	may	in	fact	increase	traffic	and	decrease	air	quality	more	so	than	the	Orcutt	
Area	Specific	Plan.	The	program	used	to	perform	the	analysis,	URBEMIS,	is	limited	in	its	function.	Thus,	a	more	







less impacts on the environment, it is designed as a more complete community, it lives up to the vision and goals 
of	the	city	of	San	Luis	Obispo’s	General	Plan,	it	is	more	compliant	with	state	regulations,	and	it	provides	an	
anchor	to	that	side	of	San	Luis	Obispo	with	green	industries.







































activity, settlement, expansion and contraction of soils, and soil stability conditions. Though these impacts are 
significant	they	are	mitigable	by	following	the	policies	pertaining	to	geology	as	outlined	in	the	Orcutt	Area	
Specific	plan	and	in	the	OASP	EIR
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4.3	Major	Differences	in	Initial	Study	Impacts	
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Phasing 300 units per a year over 10 years completion data 2022













includes 35 acres of parks and recreational space.  
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proposal calls for the recycling and reuse of  demolition materials including soil ,concrete, lumber, and metal.
	 Transportation	and	Motor	vehicles:	 The	Napa	Pipe	Plan	promotes	ride	share	programs	by	providing	
locations for carpool zones. The plan also provides bicycle parking and storage facilities near all building 
entrances in an attempt to increase bicycle usage throughout the site.   This plan also encourages the use of zero 








































to job opportunities.  This project also incorporates a number of affordable housing units for mixed incomes.
Airport	Land	Use	Commission:		The	Napa	Pipe	Project	is	situated	under	the	ALUP	for	the	Napa	County	Airport
PG&E	Power	lines:	The	Napa	Pipe	Project	is	also	bisected	by	PG&E	transmission	lies	that	run	east	west	over	a	
southern portion of the site.

































California Polytechnic State University  76      June 10, 2010
CHAPTER	6
Project Facts

































The planning and design of this sustainable development took into consideration the future expansion of the 
University	of	Nebraska-Omaha.	The	planning	and	design	also	took	into	consideration	neighborhood	concerns,	
traffic	issues,	neighborhood	revitalization,	as	well	as	business	and	economic	opportunities.
California Polytechnic State University  77      June 10, 2010
CHAPTER	6
Construction
First Phase completed in the summer of 2008. First phase included 200 apartments, a 135-room Marriott 
Courtyard	Hotel,	a	five-acre	park,	135,000	square	feet	of	office	space	and	65,000	square	feet	of	retail	and	






























given the size of the land, the combination of different uses and varieties of businesses, commercial, and retail, 
this development has thus far proved to be successful in revitalizing the area as an entertainment hub and as a 
place	to	live	and	work.	
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Image	1.1:	Site	plan	of	Aksarben	Village	in	Omaha	Nebraska.
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Extra Renderings
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Initial Study
Green Orcutt Area Alternative Plan
Prepared by:
      




California Polytechnic State University, San Luis Obispo
Disclaimer:
	 This	initial	study	was	done	as	a	class	project	by	students	in	the	CRP	463	Senior	Project	class	at	California	
Polytechnic State University, San Luis Obispo. The proposed development, the Orcutt Area Environmental Mixed 
Use, is a hypothetical development, and serves only to aide in the exercise of making recommendations to 




Title:      The Green Orcutt Area Alternative Plan
Authors:                                 Kevin Moy   &   Arnoldo Guerra
Date	Submitted:	 	 		June	10,	2010





California Polytechnic State University        June 10, 2010
